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BARTHOLOMEW COUNTY 
BOARD OF ZONING APPEALS 
 (September 26, 2011 Meeting) 

 
STAFF REPORT 

 

Docket No. / Project Title: B/CU-11-04 (Haw Creek Mennonite Church) 

Staff: Thom Weintraut 
 

Applicant: Haw Creek Mennonite Church 

Property Size: 9.46 Acres 

Zoning: AP (Agriculture: Preferred) 

Location: 15411 North State Road 9, in Haw Creek Township 

 
Background Summary:   
The applicant has indicated that the proposed conditional use will allow a church, school for grades 1 through 
10, and cemetery as per Section 3.5(C) of the Bartholomew County Zoning Ordinance.  As part of the 
conditional use request the applicant is also requesting the approval of a 50 sq. ft. freestanding sign at the 
driveway entrance as allowed per Table 10.1 for conditional uses in the AP (Agriculture: Preferred) zoning 
district. 
 
Key Issue Summary: 
The following key issue(s) should be resolved through the consideration of this application:  Should buffering 
be required along the north and east property lines separating the parking area, playground, and /or any other 
activities from the surrounding properties? 

 

Preliminary Staff Recommendation: 
Approval, with the following conditions: 

1. A 35 foot wide wooded buffer of existing trees shall remain on the eastern and southern property 
lines. 

2. A 35 foot wide buffer yard setback (without any required landscaping) shall be provided along the 
northern property line. 

 
Zoning District Intent:   
The intent of the AG (Agriculture: Preferred) zoning district is as follows: The intent of the AG zoning district is 
to provide an area suitable for agriculture and agriculture related uses and to preserve the viability of 
agricultural operations, and limit non-agriculture development in areas with minimal, incompatible 
infrastructure.  In addition, this district is further intended to protect the use and value of both agriculture and 
non-agriculture property within the community. 

 

Current Property Information: 

Land Use: Vacant, undeveloped. 
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Site Features: The western half of the property is primarily open field with a wooded area 
in the middle and the eastern portion is almost completely wooded. 

Flood Hazards: There are no mapped flood hazards. 

Vehicle Access: The property has access from State Road 9, a primary arterial road. 

 
 

Surrounding Zoning and Land Use: 

 Zoning: Land Use: 

North: AG (Agriculture: Preferred) Crop production 

South: AG (Agriculture: Preferred) Crop production, wooded and single-family 
residential 

East: AG (Agriculture: Preferred) Crop production and wooded 

West: AG (Agriculture: Preferred) Crop production and wooded 

 
Planning Consideration(s): 
The following general site considerations, planning concepts, and other facts should be considered in the 
review of this application:   

1. The site has driveway access along State Road 9 which is a primary arterial.  The road is wide, 
straight, and flat in this area therefore providing adequate sight distances use.  The petitioner will 
need to obtain a permit for a driveway from the Indiana Department of Transportation.  

2. The site is located in the AP (Agriculture: Preferred) Zoning District; however the lot is largely wooded 
and therefore limited for crop production. 

3. The property does not have public sewer available.  The applicant has met with a certified soil 
scientist who conducted soils borings and prepared information to submit to the Indiana State 
Department of Health for a commercial septic permit.  The petitioners plan to submit this information 
when they employ the services of an engineer or architect for the project. 

4. The applicant is working with the Indiana Department of Environmental Management to meet the 
standards for potable water wells for this use. 

5. The intent of the AP (Agriculture: Preferred) Zoning District is to lessen the impacts between 
agriculture uses and non-agricultural uses.  Table 8.4 shows a buffer yard type C (15 feet in width 
plus an additional 20 foot setback in Agricultural zoning districts) required between the AP Zoning 
District and most residential, commercial and all industrial zoning districts.  The intent of the type C 
buffer yard is to provide an “open space” to minimize conflicts between agriculture and non-
agriculture uses. 

6. The concept plan shows the playground area abutting the adjacent agriculture fields.  The applicant 
states that the area may have a softball field and other areas for running games and activities.  The 
applicant plans to erect a backstop for softball, but no other fences.  There are trees on the east and 
south property lines which can create a buffer of the playing field; however, there are no trees along 
the north property line.  The applicant is willing to leave a buffer of existing trees along the east and 
south property lines.   

7. The number of parking spaces for a conditional use is up to the discretion of the Board of Zoning 
Appeals.  The proposal shows the building will function as both the church and classroom building.   
The plan shows a parking area of 160 ft. x 160 ft.  Parking needs for churches are typically based 
upon one parking space per 3 persons in seating capacity of the largest assembly area.  Parking for 
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schools is based upon either the 1 to 3 standard for the largest assembly area or the number of class 
rooms.  The applicant anticipates a need for 52 parking spaces; therefore the proposed parking area 
should be sufficient for the needs of both the church and school.   

8. The petitioners are requesting a 50 sq. ft. freestanding sign located near the drive entrance.  The 
proposed sign meets the allowable size requirements for conditional uses in the AP Zoning District.   

 
Comprehensive Plan Consideration(s):  
The Future Land Use Map indicates the future use of this property as Agriculture Preferred.   
 
The following Comprehensive Plan goal(s) and/or policy(ies) apply to this application:  
 

1. Policy 1-F: Direct development away from more productive farmland and agriculture areas. 
2. Policy 3-HG: Require appropriate buffer areas between different land uses. 
3. Goal 5: Provide for institutional and other land uses that may be needed or desired in the community. 
4. Policy 5-A: Establish criteria for location of recreational, public and institutional uses such as 

churches, schools, cemeteries, community centers, fire stations, campgrounds, and private 
recreational facilities in Bartholomew County.  These criteria should take into account the potential 
impact of each use on traffic patterns, utilities, infrastructure, and enjoyment of surrounding 
properties. 

 
Provisional Findings of Fact/Decision Criteria 
Section 12.4(D) of the Zoning Ordinance permits the Board of Zoning Appeals to allow conditional uses that 
meet the criteria listed below.  The Board may impose reasonable conditions as part of an approval. 
 
1. The proposal will not be injurious to the public health, safety, and general welfare of the 

community. 
  

 Provisional Findings:  The proposal will not be injurious to the public health, safety, and general 
welfare of the community because the property is located on an improved state highway.  The 
property contains approximately 10 acres, so there is ample space to buffer the use from the 
surrounding properties.  The southern portion of the property is heavily wooded which will 
provide additional buffering to the residential use on southern lot.  This criterion has been met. 
 

2. The development of the property will be consistent with the intent of the development 
standards established by the Zoning Ordinance for similar uses. 
 

 Provisional Findings:  The concept plan shows there is ample space on the property to locate 
the proposed uses.  The applicants intend to meet the development standards of the Zoning 
Ordinance.  This criterion has been met. 
 

3. Granting the conditional use will not be contrary to the general purposes served by the 
Zoning Ordinance, and will not permanently injure other property or uses in the same 
zoning district and vicinity. 
 

 Provisional Findings:  The proposal does not contradict the general purpose of the Zoning 
Ordinance and will have little or no impact on properties in the area.  The property has adequate 
access, is located on a large lot and has a large expanse of woods on the south and east side of 
the property to buffer onsite activities from the adjacent uses. This criterion has been met. 
 

4. The proposed use will be consistent with the character of the zoning district in which it is 
located and the recommendations of the Comprehensive Plan. 
 

 Provisional Findings:  The proposed use will be consistent with the character of the zoning 
district because the proposal is on a wooded parcel and not productive farmland and the 
property has access to State Road 9 which is a primary arterial.  The proposal is consistent with 
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the Comprehensive Plan which states that institutional uses, such as churches, schools and 
cemeteries that are desired by the community should be provided and that criteria for should be 
established that account for impact of the uses on traffic patterns, infrastructure and enjoyment 
of the surrounding properties.   This criterion has been met. 
 

 
Board of Zoning Appeals Options: 
In reviewing a request for conditional use the Board may (1) approve the petition as proposed, (2) approve 
the petition with conditions, (3) continue the petition to a future meeting of the Board, or (4) deny the petition 
(with or without prejudice).  Failure to achieve a quorum or lack of a positive vote on a motion results in an 
automatic continuance to the next regularly scheduled meeting.   

 

 


